
LAPP PROCESSING OF PROPOSED CONSTRUCTION
(Instructions do not apply for manufactured homes)

GETTING STARTED

1.  Builder must be VA-approved.  To verify, access http://condopudbuilder.vba.va.gov or contact our
office at (254) 299-9634.
 
 
2.  Obtain 2 complete sets of plans and specifications from builder.  These items are required:
 
 a.  SPECIFICATIONS (DESCRIPTION OF MATERIALS):

A.  ON VA FORM 26-1852 OR SIMILAR FORMAT
B.  SIGNED AND DATED BY BUILDER IN ALL CASES AND BY VETERAN IF UNDER

CONTRACT

b.  PLOT PLAN SHOWING ALL IMPROVEMENTS INCLUDING LOCATION OF THE
WELL/SEPTIC SYSTEMS, IF APPLICABLE

      c.  ALL EXTERIOR BUILDING ELEVATIONS

      d.  FOUNDATION OR BASEMENT PLAN

      e.  PLAN OF ALL FLOORS
 

      f.  SECTIONAL WALL DETAIL

      g. PLAN CERTIFICATION:  VA WILL ACCEPT COMPLETED HUD FORM 92541 IN
       LIEU OF BUILDER CERTIFICATION OF PLANS.

      IF HUD FORM 92541 IS NOT INCLUDED, THE PLANS MUST BE CERTIFIED AS FOLLOWS
      BY A TECHNICALLY QUALIFIED AND PROPERLY IDENTIFIED INDIVIDUAL (SUCH AS
      BUILDER, ARCHITECT, ENGINEER, ETC.):

“I certify that the construction exhibits for (identification of the property by house type, lot, block,
subdivision name, etc.) meet all local code requirements and are in substantial conformity with VA Minimum
Property Requirements, including the energy conservation standards of the 1992 Council of American
Building Officials’ Model Energy Code and the requirement for lead-free water piping.”

3.  Review plans and specifications to assure all required items are available.  If the plans include the
certification in item 2g above in lieu of the HUD Form 92541, assure the person who has certified the plans is
properly identified (as builder, architect, engineer, etc.) and assure the certification statement reads as
specified in 2g above.  (Note: Since the certification language includes the builder compliance with the
Model Energy Code and lead-free water, it is not necessary to require these conditions on the NOV.  If the
certification only states that the exhibits meet local code and VA MPRs, the NOV should be conditioned to
require items 14 and 15 on the LAPP Notice of Value.)  This is described further below under the section
titled “Notice of Value Conditions”.
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Resolve any plan submission deficiencies or discrepancies.  CONTRACTURAL ITEMS NOT IN
THE PLANS AND SPECIFICATIONS WILL NOT BE GIVEN VALUE.

5.   Order the appraisal assignment through VAAS (Internet assignment system) as proposed
construction.  You will receive a case number, an appraiser, and an inspector through the rotational
assignment system.  Write the assigned case number on each set of plans.

DISTRIBUTION OF PLANS

1.   Mail one set to the VA-assigned appraiser with the VA Form 26-1805-1.

2.  Mail one set to the VA-assigned inspector with a copy of VA Form 26-1805-1.

APPRAISAL REVIEW

1.    It is essential that the appraisal report be consistent with the plans and specifications.  Consequently,
the appraisal report and the construction exhibits, particularly the specifications, must be compared to
detect any discrepancies between what was appraised and what the builder intends to build.  The way the
fee appraiser completes items in various sections of the Uniform Residential Appraisal Report (URAR) can
reveal that there is a discrepancy between the plans and specifications and the appraisal.

2.    Fee appraisers are required to provide a statement regarding the exhibits employed in the appraisal of
the property.  The SAR must ensure that a statement similar to the following is provided:

"I hereby certify that the information contained in the exhibits identified has been employed in
arriving at the estimate of reasonable value noted in this report."  (The fee appraisers must specifically
identify the plans, specifications, and other exhibits.)
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3.    Generally, only items shown in the plans and specifications should be valued, unless the appraiser
clearly identifies and documents the discrepancy in the appraisal report or an addendum.  The lender's
NOV letter must not be issued until any discrepancies are appropriately reconciled and the file
documented.  In some cases, it may be necessary for the SAR to contact both the builder and the fee
appraiser to reconcile issues between the plans and specifications and the appraisal.

4.  VA places the most reliance on the Sales Comparison Approach in the valuation of properties
proposed as security for a VA-guaranteed loan.  Even in proposed construction cases, VA does not
consider that the Cost Approach renders a highly reliable estimate of value for single family residential
properties.  Consequently, the fee appraiser's estimated market value noted in the Reconciliation section of
the URAR must not exceed that indicated by the Sales Comparison Approach as noted in the Sales
Comparison Analysis section of the report.

5.  On completion of the review, the Staff Appraisal Reviewer should circle the fee appraiser’s market
value estimate, sign and date any SAR comments or other documentation relative to the appraisal review
and attach that material to the appraisal report,  indicate the date the report was received by the
lender/agent, and complete the following certification (in the “cost approach” section of the URAR or
attached as a separate sheet that includes the VA case number and property address):

“I reviewed this appraisal report to determine the acceptability of the property for VA Loan Guaranty
purposes in light of VA  minimum property requirements and the appropriateness, completeness,
consistency, and accuracy of the fee appraiser’s reasonable value determination.  In completing this
administrative review, I’m performing a due diligence function and not acting as, or taking the
responsibility of, a cosigner of the report or supervisory appraiser.  Any disagreements or comments, etc.,
resulting from the administrative review of this appraisal are fully explained on the attachment to this
report.

________________________________      ____________      ____________    ___________
Signature                                                    LAPP ID No.        Date Reviewed    Date Received  ”

NOTICE OF VALUE CONDITIONS

Note:  Item numbers below correspond with the Notice of Value form found in the Lender Handbook, VA
Pamphlet 26-7, Revised July, 2000, pages 13-36 through 13-40.

Item 1 Energy Conservation Improvements.
Not applicable for proposed construction

Item 2 Wood Destroying Insect Information.
Check item 2b.  The CABO termite infestation probability map indicates that the entire state of Texas falls
within the “very heavy” or “moderate to heavy” category.  The builder must furnish Form NCPA-99a,
Subterranean Termite Treatment Builder’s Certification and Guarantee in all cases.  If the builder indicates on
the form that soil termiticide was used in the treatment, the pest control company must furnish Form NCPA-
99b, New Construction Subterranean Termite Soil Treatment Record.
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Item 3 Lien Supported Assessment.
Check this item if property is located in a planned unit development or condominium with mandatory
homeowners fees.  (Note VA no longer approves planned unit developments but condominiums must be VA
approved.)

Item 4 Condominium Requirements.
Check this item if the condominium is not VA approved and identify conditions that need to be satisfied to
obtain approval.

Item 5 Water/Sewage System Acceptability.
Check “water supply” if property is served by an individual water supply.  Check “sewage disposal” if the
appraisal indicates a problem with the septic system or states that the property is in an area known to have
soil percolation problems.

Item 6 Connection to Public Water/Sewer.
Check this item if the appraiser indicates on his/her report that connection is feasible.

Item 7 Private Road/Common Use Driveway.
Check this item if access to the property is by a private road or common-use driveway.

Item 8 Flood Insurance.
Check this item if appraisal indicates dwelling is located in a FEMA Special Flood Hazard Area.

Item 9 Airport Acknowledgment.
Check this item if appraisal indicates property is located in an airport noise zone or safety-related zone
acceptable to VA.

Item 10 Repairs.
Not applicable for proposed construction.

Item 11 Local Housing/Planning Authority Code Requirements.
Check if appraiser indicates there are local building authority requirements due to building code enforcement
or urban renewal.

Item 12  “Not Inspected Acknowledgment”.
Not applicable for proposed construction.

Item 13 Ten Year Insured Protection Plan.
Check this item if property is covered by a 10-year insured protection plan acceptable to HUD.

Item 14 Energy Efficient Construction.
Not applicable if the plan certification contained this statement or if the HUD form 92541 was submitted with
the plans and specifications you initially reviewed.

Item 15 Lead/Water Distribution System.
Not applicable if the plan certification contained this statement or if the HUD form 92541 was submitted with
the plans and specifications you initially reviewed.
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Item 16 Offsite Improvements.
Check this item if appraisal indicates offsite improvements have not been completed and accepted for
maintenance by the local authority.

Item 17 Proposed Construction.
Check this item and provide the information needed to identify the construction exhibits used.

Item 18 Construction Inspections.
Check this item and identify the fee inspector assigned to the case by VA.

Item 19 Construction Warranty.
Check this item.

Item 20 Other Conditions/Requirements.
Check this item only if there are other conditions or requirements necessary to satisfy the fee appraiser or
cause the property to meet all VA requirements.

Validity Period

Notices of Value issued for proposed construction expire one year from the date of the appraisal report.

Distribution of Notices of Value

To the veteran - copy of the NOV and reviewed appraisal
To VA             - copy of the NOV and a complete set of the appraisal report contents
To fee inspector - copy of the NOV

Inspections

No 10-year Warranty:  If the proposed construction case has no insured ten year protection plan, either
three full inspections by a VA compliance inspector are required

 or
a final (third stage) inspection is required if local building authority inspections are acceptable in lieu of VA
first and second stage inspections.

10-year Warranty Included:  Only a final VA compliance inspection is required.

The builder should contact the inspector 48 hours prior to the time the inspections need to be scheduled.
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Change Orders

SARs are not permitted to process requests for changes in value involving additions, changes, or deletions
to the plans and specifications or VA Form 26-1844 (commonly referred to as a "Change Order").  This
includes requests where there is no increase or decrease in value requested.  The only exception
to this  prohibition is when the change involves the substitution of appliances
that would be considered in the marketplace to be of equal quality and/or size.

SARs are permitted to process valuation appeals of 2 percent or less, based upon comparable sales data.

How to request a change order:
If a veteran is under contract, the veteran must sign the VA Form 26-1844 requesting the change.

If a veteran is not under contract, the builder or lender making the request must sign the VA Form 26-1844
and submit a statement certifying that the property is not under contract to a veteran.

Forward the change order to the VA office for processing along with a copy of the plans and
specifications, the URAR (including any addenda by both the fee appraiser and staff appraisal reviewer
noting valuation issues), the lender's NOV, and any other previously approved changes.  The VA office
will notify the lender of the results of its review.
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